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Executive Summary

Southborough s Being able to live and own this affordable
Housing Goals home has brought tremendous stability to our
lives... Being able to have this stability from
Provide housing options owning an affordable home has brought
that attract families and immeasurable opportunity to my family --a place
enable older adults to to have roots, a place to grow, a place to
remain in Southborough as thrive.
their needs change J  Southborough Affordable Homeowner

2. Reinforce Southborough s
economic goals by

supporting local businesses Introduction

through the provision of . . Lo
expanded housing choices Southborough has traditionally been a high value community, in

that serves a diverse local terms of its location , natur al beauty, quality of life, and
workforce (historically)  comparatively affordable home prices. However,
due to a scarcity of developable land, environmental constraints,

and | imited infrastructure, the cost of housing in Southborough

is now the highest in Worcester County. Over recent decades
most new housing that has been constructed consists of
increasingly large r and more expensive single -family homes.

3. Encourage alternative
housing styles to single -
famil y homes, such as
townhouses, duplexes, and
small apartment buildings

in contextually appropriate Many who work in South  borough cannot afford to live in town ,
locations to provide which is exacerbated by h  alf of Southborough jobs pay ing less
residents with a wider than the income required to rent or buy a local apartment or
range of housing options house . Moreover, the housing stock offers relatively few and
highly competitive options for young adults, individuals living

4. Maintain Southborough s
character by supporting the
design of housing
development that is
compatible with and

alone, small households, and seniors .

Nearly 900 of Southborough s roughly 3,400 households today
are cost -burdened (paying more than 30 % of theiri ncome on
complementary to the housing). Thisincludes  1/2 of Southborough sremersand 1/4 of
Town s architectural homeowners. Young adults (under age 35) have the highest rate
character and wooded of housing cost burden, while seniors are also disproportionately
landscapes. cost-burdened as many live on fixed -incomes . Housing cost
burden is most common among households who earn less than
$100,000 ; afflicting the overwhelming majority of those with
incomes below $50,000

5. Minimize impacts of new
development on priority
areas for open space,

conservation, an.d natural Southborough s Priority Housing Needs
resource protection _ _ )
purposes - Housing affordable to lower income households, with an
R ) emphasis th ose earning less than $50,000 per year, and
6. Maintain and improve the to families earning below $100,000 per year.

condition o fthe Town s
housing stock and
encourage high quality new
construction

Housing affordable to low and moderate income
households earning $80,000 per year.

Housing designed for and affordable to seniors and/or
disabled residents, especially when located in high -
amenity areas that promote community health.

More diverse housing styles; in particular, rental housing
of all sizes, and ownership housing appropriate for
smaller households, including condominiums and

modest -sized single -family hous es.
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The Comprehensive Permit Law (M.G.L. Ch.40Db)

Total Year - Round Housing Units (2010 Census) 3,433
m K%) Affordable Housing Units Required (10% of 3,433) 343
o 8 Current SHI Units 294
< Q) Units needed to reach 40B minimum goal through 2020 49
S
L o Annual production target for Housing Certification 17
g € [
g g Projected Year -Round Housing Units (2020 Census) 3,6 00
O % Projected Affordable Housing Units Re  quir ed (10% of 3,600) 360

Projected units needed to reach 40B minimum goal beyond 2020 66

Annual production target for Housing Certification after 2020 18

Massachusetts General Law Ch.40b went into effectin 1969. The law requires every municipality in the state

to maintain at least 10 percent of their year -round housing stock (as determined in the decennial census)
as dfordable housing in order to mainta in local control over land use decisions involving affordable
housing . To count toward this 10 percent, affordable housing units must meet the criteria for inclusion on
the State s Subsidized Housing Inventory (SHI) (defined on page 39, Affordable Housing Inventory)

Housing Strategies

1. Enhance local capacity to plan, advocate for, develop, and manage affordable
housing units.

Strengthen and expand partnerships to develop housing or provide supportive service S

Secure and coordinate use of  funding for affordable housing

Guide development through establishment of Project Review Guidelines for 4 OB/affordable housing
proposals

Educate/communicate with the public

2. ldentify sites for creation of affordable housing through ne w development,
redevelopment, or preservation.
Explore or facilitate affordable housing on publicly - and privately -owned sites such as:

J  Properties taken by tax title
J  Municipal buildings, should any become surplus in the future
J  Vacant or underutilized comme rcial properties, where appropriate

J  Religious, fraternal, or social organizations, if any have surplus property
Continue to explore wastewater treatment options for Downtown

3. Update zoning to create opportunities for development of affordable housing,
and t o encourage diversity in housing options.
Strengthen inclusionary requirements

Revise zoning regulations to provide for mixed -use buildings including housing  where appropriate

Remove barriers for provision of multifamily  housing and provide greater ability to create
lifecycle housing units

Ensure that parking requirements are commensurate with the size and type of use

4. Assist Southborough residents to obtain or maintain housing that they can
afford.

Expand utilization of senior tax deferral and work -off program s
Support first  -time homebuyers through a down payment assistance program

Town of Southborough Housing Production Plan 2020 -2025 2



Introduction

Since the inhabitants from the southern portion of 1700 s
Marlborough  broke away to incorporate as the Town of
Southborough in 1727 , the town has always maintained
some housing support for its poorest residents as dictated by

custom and state law. For most of the 19 " and early 20
centuries, Southborough housed individuals at the Poor Farm
which was located near the former intersection of Breakneck

and Woodland Roads .! Prior to that, the poor were typically

supported by the Town through the practice of boarding

individuals and families with other residents. The 20"

century saw the fo rmalized involvement of state and federal

governments in housing with the introduction of public 1800 s
housing and other social programs. Modern affordable

housing programs rely on a mix of local, state, federal, and
private funding sources and a wide array of s trategies to
accomplish housing goals.

While many housing programs were initially geared toward
housing returning Gls and their families or the elderly, t he
need for affordable housing by many types of households has

grown over time . In Southborough, t he cost of housing has
become out of reach for many workforce households, as well

as retirees and young adults. Historically, workforce housing

was often provided directly by employers, or working
individuals could commonly find rooms for re nt as boarders.
The owners of industrial mills that produc ed shoes and boots
constructed housing for workers in Cordaville, Fayville, and
Southville, creating villages of modest single -family and
small -scale multifamily structures . Later in the mid-20"
Century, the Federal government generously subsidized

loans for veterans and middle -income households to become
homeowners in suburban communities, sparking a
proliferation of  low -density development . In recent decades,

a variety of regulatory and market con straints and the
scarcity of land have  constricted the availability of housing
for moderate income residents , while new homes are

increasingly high priced

Reflecting the changing needs and standards for affordabl e
housing and to counteract a trend toward more restrictive

zoning, a Massachusetts law went into effect in 1969, widely

known as the Comprehensive Permit law or Chapter 40B
that establishes a  goal for all communities in the state to
dedicate a minimu m of 10 % of their housing stock to be

affordable to lower - income households. To count toward this o
10%, affordable housing  units must have a permanent or SR g " == it
long -term restriction requiring the unit to be sold or rented gt '{;e*n't[jry'{a}mﬁojse; 19 ™ Century Cordaville

to households earning less than 80 % of t he median income Manufacturing Company Worker Housing; mid -20™

in the local area ( Area Median Income or AMI ). The 10%  Century single -family home; 21 ' Century single -
minimum is based onthe number of year-round housing family home

units reported in the most recent decennial Census; for  Photo Credit: Massachusetts Historic Commission,
MACRIS Inventory Forms

! Narrative History of Southborough, written in conjunction with the Historic Properties Survey of Southborough, June, 2000
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Southborough , this current ly means that as of the 2010 Census, 343 yearround housing units out of a total
of 3,433 would need to be officially designated as A ffordable Housing  and eligible for inclusion on the
Subsidized Housing Inventory (SHI) to meet the 10% threshold

The intent of Chapter 40B is to provide a fair -share distribution of affordable housing throughout the
Commonwealth. In order to address zoning and permitting barriers that make it too expensive to build low -
and moderate -income housing, Chapter 40B supers  edes zoning and other local regulations. M.G.L. c. 40B,
Sections 20 -23 authorizes the Zoning Board of Appeals (ZBA) to grant a comprehensive permit  to qualified
affordable housing developers. A comprehensive  permit is a single permit that replaces the approvals
otherwise required from sep arate town p ermitting authorities that would usually be required (such as from

the Planning Board or Conservation Commission). The ZBA may approve, conditionally approve, or deny a
comprehensive permit, but in communities t hat do not meetthe 10 % minimum threshold, developers may
appeal to the state s Housing Appeals Committee (HAC), who may overturn a local denial. Although
comprehensive permits may still be granted after a town achieves the 10 % minimum, the HAC no longer
has authority to overturn a local board’s decision.

As revised in 2008, Chapter 40B encourages communities to be proactive in guiding the development of
affordable housing to meet local needs through Housing Certification . To become Certified, communities
must prepare a Ho using Production Plan that promulgates proactive strategies toward meeting the 10 %
threshold (if they have not already done so), which may include the provision of affordable homeownership

units and all rental units that are part of an eligible

mixed income development, whether they are
HOUSING CERTIFICATION market rate or  affordable. Where communities have
Housing Production Plans approved by the

METHODS TO QUALlFY Department  of  Housing and Community

Development (DHCD), and implement strategies

10% of housing units are listed which result in the creation of affordable housing
on SHI units equal to 0.5 % of their year -round housing
. units in a calendar year, communiti es can den
1.5% of land area in use for unfavorable Comprehyensive Permit projects for a ’
Affordable Housing purposes period of one year. If the number of affordable units
Active HPP + Safe Harbor created in a year is equal to 1 % of year -round
housing units, the Certification lasts for 2 years.
SAFE HARBOR TARGETS Southborough has made considerable progress over
. the past decade to meet its affordable housing
1Year: 0.5% of Year -Round Housing obligations under Chapter 40B. Since 2010 the town
Units permitted as SHI eligible has added approximately 172 units to its subsidized
housing housing inventory, including Madison Place with 168
. rental units, 30 units at Fairfield Green (in
2 Year: 1% of Year -Round Housing Marlborough), three units which the Town created
Units permitted as SHI eligible through its Affordable Housing Trust, and several
housing home ownership units created through

Comprehensive Permits and Flexible Development
Zoning . A 40B development approved in 2016 (The
Residences at Park Central) would add 180 units to the Town s SHI. The development is currently under
judicial appeal, but may bring the Town above its 10 % affordability threshold if the judicial appeals are
resolved and the project is built . The development is  currently under judicial appeal for probable hearing
before the end of 2020 In the meantime, the Town continues to identify strategies to address its local
affordable housing needs.

Process

A Housing Production Plan address es local housing needs, goals, and preferences, along with proposed
techniques for implementation. The plan must be adopted by the Board of Selectmen and the Planning Board
before it is submitted to DHCD for approval.

Town of Southborough Housing Production Plan 2020 -2025 4



This plan was prepared by Community Opp ortunities Group, Inc. with significant input from the Town

Planner, and the Southborough Housing Opportunity Partnership Committee (SHOPC). The consultant
facilitated a public input  -gathering session at the Senior Center, and conducted interviews with Tow n staff ,
members of various committees , and some local real estate and development professionals to learn

anecdotally about housing needs and opportunities.

Prior Planning

Over the past decade,  Southborough has undertaken two significant planning efforts related to affordable
housing. This Housing Production Plan builds on these efforts, and in accordance with requirements for

Housing Certification recommends more specific locations and characteristics of affordable housing that

would be appropriate for th e development of affordable housing.

Housing Production Plan (2015) Strategies:
Permit mixed use buildings in the village areas,
Improve flexible zoning provisions
Ease restrictions on duplexes and multifamily in appropriate locations,
Encourage accessory apartments
Consider a 40R district near the commuter rail station
Permit congregate senior housing
Facilitate conversion of Town  -owned buildings to multifamily
Acquire properties to expand Housing Authority inventory
Explore wastewat er infrastructure in village center areas
Facilitate advocacy and education

Master Plan (2008) Strategies:
Ensure that future generations of Southborough citizens and people who work in Sout hborough are
able to remain as residents of the Town
Encourage a more diverse population.
Expand the housing choice in Southborough for families.
Encourage small lot zoning in villages and other appropriate areas in Town.
Encourage multifamily housing in appropriate locations and at an appropriate scale.
Maintain Southborough s attractive and aesthetically diverse housing stock and continue to promote
quality in future development.

Few of the housing -specific strategies recommended in the Master Plan have been implemented . Some
recommendations which have not yet been implemented but may still be relevant include considering zoning

initiatives to allow  more flexible, diverse, small - scale multifamily and senior housing alternatives, developing

a plan for utilizing CPA funding for housing, converting existing homes to affordable units via acquisition or
committing tax title properties, and addressing the need for wastewater infrastructure to support affordable

housing .

Town of Southborough Housing Production Plan 2020 -2025 5



Needs Assessment

The needs assessment takes into Southborough Regianal Context Map
consideration the current and projected F §ogA LTTETar
demographic profile of the community, as

well as the existing housing supply, market
trends, and projected housing growth over

the next two years. A comparison of
household incomes and housing costs
provides an indication of the gap in
affordability for different types of
households and forms of housing.

Data for this analysis comes from public
sources, including the US Census/American e
Community Survey (ACS), Town of eI
Southborough Assessor, Massachusetts g G
Department of Housing and Community A o —
Development (DHCD), Executive Office of i . : s
Labor and  Workforce  Developmen t Z w0 S e
(EOLWD); as well as proprietary data I Soutrtzrough ge M o

County Bourcary — U.S. Highway B Greater Boston Ares
sources such as The Warren Group.

—— MBIA Canmuler 4al —— 5lale Houle Bl Wrrcester Acer

-OLISTON

The Federal Department of Housing and Urban Development (HUD) establishes income guidelines that are

used to define housing affordability and defines median incomes on a regional bas is in order to identify
households with low and moderate incomes in relation to the communities in which they live. Southborough

is located in the Eastern Worcester County, MA Fair Market Rent Area (HMFA). While the analysis focuses
on the Town of Southbor ough , data for larger geographical areas is provided for context. Southborough is
an outer belt suburban community located in Worcester County at the western fringe of the Boston
metropolitan area. It is located within the Metro West Regional Collaborativ. e (MWRC) sub -region of the
Metropolitan Area Planning Council (MAPC).

Demographic Profile

This Housing Production Plan is grounded in a thorough examination of Southborough s demographic
makeup. An analysis of the current and projected population, househo Id composition, and social and income
characteristics provides insight into existing housing need and demand.

Key Findings

Southborough  spopulation growth leveled in the past decade, after previously experiencing rapid
growth . The rate of growth is expec  ted to tick up again in the next decade.

Southborough has a high concentration of families with school -aged children ; however , the trend
has been shifting toward smaller households and a growing senior population.

While school enrollment has surged over past decades, the population of school -aged children has
more recently declined, a trend that is projected to continue

Of Sout hborough stotal households, 7 7% are families; a large (and growing) share of non -family
households are seniors living alone.

Comparable to some communities in the MWRC sub -region, Southborough s median household
income of $142,426 is very high compared to the state as a whole  and is the highest in Worcester
County . However, t here is a steep disparity between median incomes for different types of

households. For households headed by seniors (over age 65), the median income is $ 80,526

compared with $ 167,083 for householders between the ages of 45 -64. The median income for non -
family households (who are primarily seniors, young adults, and people living alone) is only $ 50,439

per year.

Town of Southborough Housing Production Plan 2020 -2025 6



Population T rends

As of 2017, Southborough s total population is just over 10,000 , with over 3,400 households. Average
household size has d eclined since 2000, and the rate of household growth exceeded population growth

Southborough s population climbed by double digit Table 1: Population and Household Growth

growth rates over the past few decades, but has
markedly slowed since 2010. While the population has Population 8781 9767 10,021
grown more slowly during the past decade, t he % Change 11% 3%
implications of a decline in household size while there Households 2952 3332 3.403

is growth in the number of households is that it takes % Change 13% 206
more housing units to house relatively fewer people Average Household

than have historically been required. A need for smaller Size 2.97 2.89 2.90

housing units is also correlated with a reduction in Source: US Census 2000 and 2010; ACS 2013 -2017
household sizes.

As shown in  Figure 1 , t he Metropolitan Area Planning Council (MAPC) offers two projection scenarios for
Southborough : The Strong Region  projection makes assumptions about development -friendly regulatory
changes throughout its region over the coming decade, while the Status Quo  projection assumes no

regulatory changes. Differences between the Status Quo and Strong Region projections are minimal for
Southborough , although the Strong Region scenario more closely reflects the actual rate of growth reflected

in latest American Comm unity Survey ( ACS) estimates. A third projection provided by the University of
Massachusetts Donohue Institute does not reflect the slow  -down in growth since 2010 . All three projections
show growth resuming at a higher rate after 2020.

Figure 1: Comparison of Population Projections Figure 2 shows popu lation trends and
12,000 projections by age. Since 1990, the number
- of adults over age 50 has grown
11,000 — consistently, and is expected to continue to
3 climb. Comprising  23% of Southborough
10,000 [] A $ residents in 1990, 38% of the population is
9,000 m Census over 50 today. By Status Quo estimates for
= AACS 2030, it is expected that 48% of the
8,000 + MAPC SQ population will be over 50, and of those
residents nearly 30% will be over the age
7,000 - ® MAPC SR of 65. The population of younger adults and
6.000 . . . . _D"I”Oh“e . chiI(_jren has fluctuated in recent time . In
1990 2000 2010 2017 2020 2030 particular, the shar e of young adults (age

20-34) diminished significantly between

Source: US Census, ACS (2017), MAPC Status Quo and Strong 1990 and 2010, but more recently has

Region, Donohue Institute

Figure 2: Southborough Historic & Projected Population by Age Cohort

12,000 —
Projections ANYE+
10,000 m0-4
N _ DL —-—--»
8,000 == " m5-19
6.000 m20-34
m -
4,000 35-49
- . 50-64
2,000 - — -
65+
0

1990 2000 2010 2017 2020 2030
Source: US Census, ACS (2017), MAPC Status Quo Projections
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grown. The number of school
to continue to fall

-aged children

increased through 2010, but has since declined and is expected

A

As shown in Figure 3 , The age profile of Southborough residents contrasts with Worcester County and the
state as a whole . The town has a larger share of children and middle -aged adults, comparatively fewer
young adults, and a slightly smaller share of seniors over the age of 65 . The median age of  Southborough
residentsis 4 2.5 years, compared with4 0.1 yearsin Worcester County and 39 years statewide.
Figure 3: Age Profile Comparison
35%
B Southborough ® Worcester County Massachusetts
30%
25%
20%
15%
10%
5%
0%
0-19 20-34 35-49 50-64 65+
Just over 8% of Southborough residents have a recognized disabilit y, according to ACS estimates.
disability can be a physical, cognitive, or mental impairment. The incidence rate for disabilities is much

higher for seniors  than younger residents
which may include difficulties with hear

with  disabilities those  with
mobility challenges,
natural consequence of an aging population

particularly

Southborough residents are predominantly
white and non -Hispanic, with the largest racial
minority group being Asian. The population was

too small to report on the proportion of
residents who were born outside t he United
States and/or speak another language besides
English at home.  Southborough has relatively

low social diversity compared Worcester
County or Massachusetts as a whole .
Southborough residents have a higher level of
educational attainment than Worces ter County
or the state as a whole.

The characteristics of Southborough

households are consistent with population
trends. In comparison with Worcester county
and the state, Southborough  has a higher
average household size, and higher proportion

of family households.  Southborough also has a
relatively high proportion of households with
children under age 18, while the proportion of
households with seniors is below average for
the area, bu t still high overall . A smaller share

Town of Southborough Housing Production Plan 2020

will increase as well as

Table 2: Disability Status

Source: ACS 2013 -2017

Table 3: Social Characteristics

Race/Ethnicity

White, not Hispanic 84.2%

Asian 11.2%

Black 4.3%

Other 1.5%

Hispanic (any race) 2.0%

Immigration/Language

Bornin US NA
Foreign born NA
Limited English -Speaking NA
Educational Attainment

High School Graduate or Higher 96.9%

Bachelor's Degree or Higher 67.4%

Source: ACS 2013 -2017 (NA = Not Available)

-2025

; about 2 8% of residents over the age of 65 report a disability,
ing, vision, physical mobility,
independently . As the number of older residents grows, the need for

Worcest
er
Count

77.9%
4.7%
1.1%
2.3%

10.8%

88.2%
11.8%
7.4%

90.3%
35.3%

self-care, or the ability to live
safe housing to accommodate people

% with

Total
Population
Population (Civilian) 10,021
Under 18 years 2,758
18 to 64 years 5,916
65 years and over 1,347

MA

72.9%
6.2%
6.7%
2.9%

11.2%

83.8%
16.2%
5.8%

90.3%
42.1%



of Southborough households are non-families , defined as individuals living alone and unrelated people
living together.  About 2 0% of Southborough households are individuals living alone. Of these, more than
half are seniors (over the age of 65) living alone.

The predominance of families with children has d eclined since 2010, corresponding to a decrease in average
household size, and an increase in nonfamily households and people living alone. At the same time, t he
proportion of households with seniors over the age of 60 also increased from 32 % in2010t0 3 5% in 2017.
As these trends are projected to continue, the implications of growth in  smaller and older households are
that the most significant demand on the ho using stock will be for smaller, lower -cost, housing units
physically designed to maximize the ability to age in place . These types of housing are notably in short
supply in Southborough

Table 4: Household Composition

Hoﬁ:eer:?)?de Families | Nonfamily .In.dividuals Childvr\gah | With Seniors
Size Households Living Alone under 18 over 60
Southborough (2017) 2.90 7% 23% 20% 42% 35%
Worcester County 2.58 66% 34% 27% 31% 38%
Massachusetts 2.53 64% 36% 28% 30% 39%
Southborough (2010) 2.98 80% 20% 16% 48% 32%

Source: ACS 2013 -2017, ACS 2006 -2010

Southborough households have considerably higher median incomes than Worcester County or the state as
a whole , just as other communities within the MetroWest sub -region have some of the highest incomes in
Middlesex County . Family households have the highest incomes, with an estimated median income of
approximately $1 60,00 0 in 2017. Nonfamily households have much lower incomes, with a median of just

$50,000, closer to the county and state medians . As mentioned above, the majority of non -family
households are seniors living alone. Overall, in spite of Southborough s relatively high incomes, household

incomes in  Southborough have grown at a  slower pace than those in Worcester County or Massac husetts
as awhole .

Table 5: Median Household Incomes

Median Income All Median Family Median Nonfamily Change in Household

Households Income Income Income since 2010
Southborough $142,426 $160,357 $50,439 2%
Worcester County $69,313 $88,971 $36,323 8%
Massachusetts $74,167 $94,110 $42,119 15%

Source: ACS 2013 -2017

As shown in  Figure 4 , A relatively small proportion of Southborough households have low and moderate
incomes. Approximately 544 households (16%) earn less than $50,000, which falls under the low income
threshold for all household sizes. (See Table 22  for income thresholds.) Almost half of households have
incomes above $150,000

Town of Southborough Housing Production Plan 2020 -2025 9



Figure 4: Household Income Distribution
46%
B Southborough m Worcester County 1,555

50% -

40% - 37%
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Table 6 shows how incomes vary by the age of heads of household. There is a marked disparity between
middle -aged households and seniors and young adults. Householders aged 25 -64 have median incomes
above $1 50,000, while the median income for seniors in Southborough is about half that amount, although
still much higher t han the median for seniors throughout Worcester County). Across the county, young
adults have the lowest median household income. There are too few young adult households in
Southborough to be able to disclose household incomes for this group. To a large e xtent, earning potential
follows an arc correlated to age where we see younger households at the beginning of their careers earning

less than their more experienced counterparts as well as a dip in income as households age and transition

into retirement. T  he fact that Southborough s households at all age levels are higher than those of the

county and the state, tends to reflect a more educated population.

Table 6: Household Income by Age of Householder

__lable b._Housenold Income by Age ot Housenoger
Southborough Worcester Coun

Households % Median Income Households Median Income
15 to 24 years 12 0% NA 3% $32,632
25 to 44 years 834 25% $153,125 30% $76,950
45 to 64 years 1,731 51% $167,083 43% $88,490
65 years & over 826 24% $80,526 24% $39,303
Source: ACS 2013 -2017
Among surrounding communities , Southborough bears the most resemblance to Hopkinton and
Northborough in terms of size, density, income, and population characteristics. By contrast, Framingham
and Marlborough are much larger, have higher population densities ,and are less affluent communities with

a higher proportion of seniors than households with children

Table 7: Regional Context, Population and Households

Pop Density Household % Households % Households Median
Population (Pop/Mi  ?) Size with Seniors with  Children Income
Marlborough 39,771 1,885 2.52 34% 33% $75,418
Framingham 71,232 2,849 2.44 36% 30% $73,182
Ashland 17,478 1,410 2.60 38% 34% $120,309
Hopkin ton 16,720 629 2.96 27% 44% $151,357
Westborough 18,836 919 2.74 32% 42% $107,604
Northborough 14,918 806 2.79 37% 35% $111,875
Southborough 10,021 706 2.90 35% 42% $142,426

Source: ACS 2013 -2017
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Summary of Demographic Trends

Although Southborough has long been an
attractive community for families, sustained
demographic trends suggest that the Town is
attracting younger families with children at a
much slower rate than it is attracting seniors. It

is anticipated that as existin g residents age and
senior -specific  housing continues to be
constructed at a faster rate than family housing,

the number of seniors will grow at a faster rate
than any other population group.

OMN
OoOMO

OMP

By - 3200 ¢33 ApE 2§ - °
Southborough Senior Households:

Tend to live on incomes that are  those of
local working families

Comprise more than  of Southborough s
single - person households

Nearly 1/3 of senior residents are disabled

Town of Southborough Housing Production Plan 2020

-2025

HOUSEHOLDS

77% are Families
42% w/ Children 35% w/Seniors

20% Live Alone

of these households are Seniors
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Economic and Employment Profile

Southborough s housing demand is influenced by economic conditions, including workforce participation,
and employment opportunities within the town and region. Southborough s location along major multimodal
corridors and proximity to several labor markets increases its desirability.

Key Findings

Southborough has a sizeable economic base ; local establishments employ 1.49 workers for every
resident member of the workforce. Yet only 19 % of Southborough s workforce is employed in town.

The rate of participation in the workforce is high, at 82 % of resi dents aged 19 -64, while the rate of
unemployment is just 2.5 % . About 1 5% of Southborough residents receive retirement income.

Southborough residents work throughout the region; 19 % are employed in town, while 36 % work
in Worcester County . 35% commute longer than 40 minutes to their jobs.

Nearly 4 0% of the jobs in  Southborough are in industries where the average wage would be
considered low income for a single income household

As an outer belt suburban community on the border between Worcester and Middlesex Counties ,
Southborough is located on the edge of multiple economic regions, about 30 miles from Boston, 50 miles
from Providence, and 25 miles from Worcester. The US Census identifies Southborough as part of the
Boston -Worcester -Lawrence Consolidated Metropolitan Statistical Area ( CMSA) region, andthe  Framingham
division of the Boston -Cambridge -Nashua MA -NH Metropolitan New England City and Town Area ( NECTA)
region. The Massachusetts Executive Office of Workforce & Labor Development also places Southborough
within the Metro South/West Workforce Development Area (WDA), which includes western portions of

Middlesex and Norfolk Counties.

Figure 5: Unemployment Rates Southborough has a larg e
commercial base, with more
10% - MA employment  opportunities than
9% - members of the workforce, and a
e Southborough . .
8% - jobs -to-workforce ratio of 1.49.

emmms\\/orcester County

7% -
6% -
5% -
4% -
3% -

About 7 0% of Southborough
residents over the age of sixteen are

in the labor force, while 1 5% receive
retirement income. 2 The majority of

Southborough  residents work within

2% - the Boston -Cambridge -Newton MSA
1% - (78 %); 36% work within  Worcester
0% . . . . . . . . . County, including 3% who work

2010 2011 2012 2013 2014 2015 2016 2017 2018 within the  Town of Southborough

Source: MA Executive  Office of Workforce & Labor Development (EOWLD)

The unemployment rate in Southborough was aro und 2.5 % in 2018, having fallen from 7.6 % in 2010. The
rate of unemployment in Southborough has remained consistently lower than for Worcester County, and in
most years below average for the state as well

Industries are about the type of activity at a place of work classifying what business, government and
nonprofit entities do based on their major products or services, while occupations  are about what individual
workers do their tasks and responsibilities. About 35% of Southborough residents work i n the Finance,
Insurance, Real Estate, Professional Services, Management and Administration industries . The Education,
Health Care, & Social Services industries employ  22% of Southborough s workforce, and Construction and
Manufacturing, employs another 18%. Within these industries, o  ver 60% of Southborough residents are

2 ACS 2013 -2017
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employed in professional, business, and management occupations, compared with 21% in sales and office
occupations, and 12% in service occupations

Table 8: Industry of Employment for Southborough Workforce

Total Employees 5,061
Construction & Manufacturing 18%
Retail, Restaurants & Hospitality, Arts, Entertainment & Recreation 10%

Finance & Insurance, Real Estate & Leasing, Professional & Technical Services,

Management & Admin 35%
Education, Health Care & Social Services 22%
Wholesale trade, Transportation & Warehousing, Information, Other Services 12%
Public Administration 3%
Source: ACS 2013 -2017
In addition to the population who currently live in Southborough , the Town shousing needs are also driven
by those who work in the town, and by local employers seeking to attract a quality workforce. As of 201 8,
there were 459 establishments employing 8,302 workers (year round average). This includes about 715
people employed by  the public sector, such as by Southborough s schools, public safety, public works, and
other government services. Average wages for most jobs located in  Southborough are significantly lower
than median household incomes. Nearly 40% of the Town s jobs, including retail, restaurants, and
hospitality, as well as education and health care , pay an average wage below $60,000 annually , which
would be considered low income for most single -income households . Only 40 % of jobs in Southborough are
in industries whe re the average wage is above $100,000, which is the income required to obtain market
rate housing in Southborough. Only a minority of people who work in Southborough can afford to
live in  Southborough
Table 9: 2018 Employment and Wages in Southborough
Major Industries Employers ’ Average
Wages
Construction & Manufacturing 50 $114,461 1,261 15%
Retail, Restaurants & Hospitality, Arts, Entertainment & Recreation 57 $37,904 573 7%
Finar.me & Insurance, Real Est.at.e & . Leasing, Professional and Technical 181 $110,835 2.627 32%
Services, Management & Administration
Education, Health Care & Social Services 61 $57,148 2,639 32%
Who!esale trade, Transportation & Warehousing, Information, Other 103 $87.174 $810 10%
Services
Total Employees 459 $91,468 8,302 100%
Industries with average annual wage below $75,000 3,829 46%
Industries with average annual wage above $100,000 3,345 40%

Source: MA EOWLD, ES -202, 2018
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Housing Inventory
The following section examines Southborough s current housing supply and how it has changed over time.

Identifying the physical characteristics, market, and development trends of Southborough s existing housing
will contribute to an understanding of housing needs.
Key Findings

Existing housing in ~ Southborough is predominantly large  r, owner -occupied, single -family homes.

Homes are becoming more expensive as the average square footage and lot sizes are growing over

time.

Very little hou sing has been built that offers an alternative to single -family homeownership.
The Decennial Census in 2010 counted 3,558 housing units, of which 3,403 (96%) were occupied year -
round . The majority are detached single -family houses ( 85%). Most of these housing units (89%) are

owner -occupied, and more than half have four or more bedrooms.  Southborough has a limited supply of
housing that would be suitable for households seeking smaller housing options, such as young households

or seniors wishing to downsize. There are also limited housing units that would be suitable for residents

with impaired physica | mobility, for people who want to have less property to maintain and/or those who

are seeking to rent.

Figure 6: Characteristics of Southborough Housing Inventory (ACS 2013 -2017)

Townhouse
&2-4
family,

Renter -
occupied ,
11%

, 0-1
5+ units or bedroom ,
other, 6% 2

12%
3% bedrooms ,
15%
4+
bedrooms ,
51% 3
bedrooms
One family, 28%
detached ,
85%

Vacanty rate provides an indication of the availability of

housing for people who are looking to buy or rent. A vacancy Table 10.  Residential Vacancy

rate of 5 percent is considered to be an indication of a healthy - 1
level of housing turnover. Currently t here is very little Units ’ %
vacancy in residential units in Southborough . The American Vacant Units 196 5.6%
Community Survey estimates that approximately . 196 units, ey e

or6 % ofthe Town shomes were vacant at the time that they _

were sampled . Common reasons for units to have been Owner -occupied 1.3%

vacant are because they were under construction or Renter -occupied 10.1%
renovation, on the market for sale or rent, or seasonally Source: ACS 2013 -2017

occupied , and these units are not typically vacant due to

abandonment . The vacancy rate for owner  -occupied units is about 1.3%, and for renter -occu pied units is
higher, at 10.1 % . However, it should be noted that due to the relatively small number of rental units and

high margins of error for small sample counts with the American Community Survey, the actual observed

availability of rental units has b een much lower, with only one unit advertised for rent as of the writing of
this plan (see Pg. 19) .
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Local Tax Assessor s data provides the most current profile of the housing supply (see Table 11 ). The
Assessor s database identifies 3,707 residential units in Southborough , of which 77% are single -family
houses, 8% are condominiums, and 14 % are other forms of structures, including multifamily, duplexes and
triplexes , etc. Although Southborough has a notable stock of historic residential properties dating as early

as 1680, the majority  of residential units  were built in the late 20™ century. One in three single -family
homes in Southborough was built between 19 80 and 19 99, when the town experienced its largest surge in
construction. Mostofthe Town ssupply of condominiums are in developments constructed during the 1990 s

and early 2000 s.

Table 11: Residential Properties by Land Use

Average Lot Size Average Living Area

Use/Year Built Properties Acres Average Value Square Feet
Single -family 2,870 1.21 $634,470 2,589
1680 -1899 167 1.46 $443,473 2,152
1900 -1919 74 1.13 $507,515 2,439
1920 -1939 79 0.94 $414,363 1,816
1940 -1949 59 0.58 $398,736 1,609
1950 -1959 341 0.68 $398,284 1,503
1960 -1969 428 0.83 $489,941 1,902
1970 -1979 325 1.00 $532,154 2,101
1980 -1989 398 1.34 $667,160 2,793
1990 -1999 610 170 $812,435 3,351
2000 -2009 261 142 $950,014 3,847
2010-2019 126 1.46 $986,156 3,796
Condominiums 302 $501,874 2,087
1900 -1959 4 $274,400 1,698
1990 -1999 136 $471,602 2,097
2000 -2009 135 $556,918 2,165
2010 -2019 27 $412,837 1,708
Other Residential Properties Units Average Year Built
Two -Family or Duplex 78 156 1916
Small Multifamily (3 -10 units) 12 51 1879
Large Multifamily 1 170 2013
Mixed Use 22 48 1904
Multiple Houses on Single Lot 21 49 1915
Housing Authority 4 61 1971

Source: Town of Southborough Assessor s Database, FY2019

This era of construction also corresponds to characteristics that impact housing cost, condition, and

suitability for various household needs. Smaller houses on smaller lots were typical of the mid -20™ century,
while average lot sizes jumped from less than 1 acre in the mid -20™ Centu ry to 1.7 acres in the 1990 S,
and average living area increased steadily through 2010. The increase s inlotand building size s are reflected

in average home values for each era of construction. The change in average lot sizes is directly related to

zoning, where as the older village development pattern s predated zoning altogether . The Town searly zoning
applied a minimum lot size of 15,000 square feet to portions of the town, which was discontinued in 1966,

when the Town voted to increase the minimum lot size s to 25,000 or 40,000 square feet throughout the

town . Dueto downzoning (the practice of requiring larger lot dimensions than p reviously required),  many
older homes are  nonconforming, meaning that they do not me et current zoning requirements , and there
are fewer development opportunities on the same amount of land

Prior to the mid -20™ century diverse housing forms were more common, including small multifamily
structures (2 -8 units), multiple houses on one lot, and mixed use structures. Housing Authority properties
include one multifamily building constructed in 1976, in addition to thr ee 1 to 2 family structures.
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Very little housing has been constructed in the past century that offers alternatives to high end
single -family homeownership. This is the result of a deliberate effort to homogenize
development through local zoning.

Figure 7. Average Value by Year Built / Quantity of Units $961,781
$755,074
$1,000,000
$900,000
$800,000
$508,161 NP B
$700,000
$600,000
$ $443,473 $459,417 $398,351
500,000
’ L 2
$400,000 ’ PRB
SB RB
$300,000 0SB
$200,000 NQB
$100,000
Before 1900 1900-1939 1940-1959 1960-1979 1980-1999 2000-2019
Source: Southborough Assessor’s Database 2019
Developm ent Pipeli ne
Southborough is not generally attracting significant amounts of new development, averaging approximately
135 units a decade since the 1990 s. This slow growth, while unusual for the MetroWest region, is by design
as Southborough s regulations generally do not facilitate the types of development that ha ve been more
marketable in Post -Recession years (e.g. smaller units, multi -family, rental units). However, a few major
housing development projects are currently under construction or in the permitting pipelin e. Recently

approved projects include:

Stonebrook Court (2013) : 55+ development with
15 townhouse units and one single -family home.

lla Bella Estates (2015) : 10 single -family homes
and a duplex consisting of two affordable units

Cain s Crossing (2017) : 11 single -family and
duplex senior housing units (55+)

Chestnut Meadow (2018) : 12 single -family homes

Sameron Village (2018) : 2 duplexes and 2 single -
family homes with open space component

TS One major project, the Residences at Park Central,
0f£j£-22. = 3§az|=j~¢§+--=m3~; £=§ wasapprovedin2016 , butis currently under appeal.

The development is to include 180 rental apartments
approved under Chapter 40B, as well as 139 market -rate townhouses approved unde ra use variance in

2015. All oftherental units within the development would be eligible for inclusion on the Subsidized Housing
Inventory and would contribute toward the Town s ability to meet its affordability requirements.
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Regional Context

Southborough is surrounded by communities with widely varied development patterns. Marlborough and
Framingham are larger communities with higher de nsity development and more diversity in housing types,

while Southborough is at the low end in terms of the number of housing units and share of rental housing.

Hopkinton and Northborough are most similar to Southborough, while Ashland and Westborough are in the

middle of the range . Framingham has the oldest housing stock, by far, with less than 20% constructed since

1980. Half of Southborough s housing is less than 40 years old, while Ashland and Hopkinton have a larger

share of new housing.  The majority o f housing stock throughout most towns in the region is single -family
homes, with the exception of Marlborough . The rental housing in the region is located in Framingham, along

with Marlborough and Westborough. Southborough s home values are highest a mong surrounding towns,
which spans from a median of $ 325,000 in Marlborough to $ 551,400 in Hopkinton . The range of home
values (shown in  Figure 7 ) shows that the nearby towns with the most affordable inventory of housing are
Marlborough and Framingham , where t he lower quartile median is around $ 250 -$300,000, compared with
over $400,000in Southborough

Table 12. Regional Context, Housing Inventory

Housing Average acres Median Home % Detached % built after

Units per unit Value % Rental Single -family 1980
Marlborough 15,529 0.87 $325,700 43% 49% 39%
Framingham 27,770 0.58 $432,000 46% 51% 19%
Ashland 6,689 1.19 $379,000 20% 61% 56%
Hopkinton 5,614 3.03 $551,400 14% 84% 55%
Westborough 6,682 1.96 $432,000 39% 54% 41%
Northborough 5,278 2.24 $389,600 18% 79% 42%
Southborough 3,403 2.67 $584,500 11% 85% 50%

Source: ACS 2013 -2017

Figure 8: Range of Housing Values, Regional Comparison
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Housing Cost

Housing costs within a community reflect numerous factors, including demand and supply. Where there is

insufficient housing supply available to meet demand, prices and rents tend to rise. Housing availability and

cost have regional impacts; people who migh t wish to live in  Southborough may seek housing in other
communities if they cannot find housing they can afford, while higher cost in other communities contributes

to demand for housing in Southborough

Key Findings

Southborough s home prices are very high compared with the surrounding region

Home prices fluctuate d between 2005 and 2016, but have general trended upward since the 2010
recession, following regional market trends

The cost of entry -level market rate housing in Sout hborough is affordable to households earning
$90,000 for renters, or $120,000 for homebuyers

Housing prices in  Southborough are consistently higher than the median for both Worcester and Middlesex
Counties . Fluctua tion over the past twenty years has gener ally reflected volatility in the regional market
following the economic recession; prices peaked in the mid 2000 s, then dipped around 2010 -2011, and
have climbed since, surpassing previous bubble -era 2005 peaks . Overall, m edian sales prices for  single -
family housesrosefrom$ 365,000in1999to$ 650,000in201 9. As asnapshot of current market conditions,

the asking price for homes on the market in December , 201 9, ranged from $ 499,900 to $ 3,499,000 , with
24 homes available. Of these, 7 homes were priced under $ 700,000 , 9 homes were priced between $700 -
$1,000,000, and 8 homes were priced over $ 1,0 00,000. ®

Figure 9: Median Sales Price, 1999 - 2018 Worcester County Single Family Condominium
Middlesex County Single Family @ Condominium

Southborough  emssssSingle Family @ Condominium
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Sales prices for condominiums  , which represent approximately 10 -20% of property sales in any given year,

have seen steeper fluctuation , surpassing the median price of  single -family homes at varying times . Over
the 20-year period the median price rose from about $225,000 to over $500,000. There are currently 8
condos on th e market with asking prices similar to lower cost single -family homes, ranging from$ 530,000

to $ 630,000. *

Given the small supply of rental housing in Southborough, at the time of this writing there was only one
advertised listing for apartment rentals i n town. The asking rent for one bedroom units in Madison Place
startsat  $2,2 00, while two bedroom units start at $2, 750, which would be affordable to households earning
$90,000t0 $110,000 . There are also a handful of houses for rent ranging from $2,100 to $4,800 per month.

By contrast, the incom e needed to be able to purchase the typical entry level house in Southborough
(assuming a purchase price of $600,000 and a 20% down payment ) would be about $1  20,000.

Despite the high cost s, rental housingi n Southborough is predominantly occupied by households who earn
less than the income needed to be able to afford market rents; 72 % of renter households have incomes less
than $100,000. As shown in Table 13, renters tend to be less affluent than home owners, and they are
predominantly smaller househo Ids (1 -2 persons). Young adult households (under age 35) have the lowest

rate of homeownership, as they tend to have lower incomes and have not yet accumulated the savings

needed for a down -payment. The rat e of homeownership peaks for households aged 35 -64, and then
diminishes, reflecting a preference or a necessity amongst some senior households to downsize and reduce
home maintenance responsibilities.

Table 13: Characteristics of Homeowner and Renter Hous eholds

Renters as % of all

Households

Southborough Households 3,013 390 11%

Less than $50,000 11% 57% 41%
$50,000 -$99,999 18% 15% 10%
$100,000 or more 71% 28% 5%
1-2 person household S 42% 76% 19%

3 or more persons 58% 24% 5%
Householder under age 35 6% 26% 35%
Householder age 35 -64 69% 53% 9%
Householder age 65 and older 2504 2204 10%

Source: ACS 2013 -2017

While sales and advertised rent prices reflect the cost for people seeking housing today, ACS estimates

median housing values and median rent based on a sample of all units in the community. The ACS estimate

for median gross monthly rent in Southborough  from 2013 -2017 was $1, 113, which includes affordable
units along with market rate units. 6 The median value of  single -family owner -occupied units was $ 584,5 00.

4 Trulia, December 3, 2019.
5 Zillow, December 3, 2019.
6 Affordable units comprise approximately 40% of the Town s total rental housing stock.
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Affordability

In the previous sections, Southborough s population, economic conditions, housing stock, and market
conditions were examined. This section assesses affordability of Southborough s housing for Town residents
and employees, which is determined by the intersection of these factors.

Key Findings:

Half of Southborough s renters and nearly one quarter of homeowners are paying more than they
can afford on housing.

Young adults , seniors, and lower income households are all disproportionately cost -burdened.

The supply of housing affordable to household s earning less than $100,000 is very limited. About
29% of homes are valued at less than $500,000.

Housing prices and rents have increased significantly faster than household incomes since 2000, for
both homeowners  and renters

About half of all jobs based in Southborough pay less than the salary needed to be able to afford
housing in Southborough . One-third of jobs pay less than $ 60,000 .

A dwelling unit is considered unaffordable to low- and moderate-income people if their monthly  payments
for housing mortgage, property taxe s, and homeowner s insurance for owners; or rent and utilities  for
tenants exceeds 30 % of their monthly gross income. By definitio n, when this occurs when they are

ho using -cost burd ened . Those whose housing costs exceed 50 % of their income are considered to be
severely cost burdened

The majority of households in Southborough are homeowners with a mortgage. ACS estimates that 28% of
these households pay more than 30 % of their income on housing, with 1 1% bearing a severe housing cost
burden. A smaller proportion of those who own their properties without a mortgage are burdened with

housing costs. Among renters, half of households are severely cost burdened, with 28% paying more than
half of their income on rent.

Table 1 4: Households by Cost Burden by Tenure

Housing Costs as % of Income Renters OVI\\I/Inoer:/e
Less than 20.0 % 20%
20.0 t0 29.9% 102 30% 558
30.0 to 44.9% (Cost  -Burdened) 74 22% 344
50.0% or more (Severely Cost - 05 280 291 11% 37 2%
Burdened)
Not calculated 51 0 7
,,Totali,&,i,&,i,—, |
| All Cost_-burdened Households 169 50% 565 | 28% | 152 | 16% |

Source: ACS, 2013-2017

As one might expect, h  ouseholds who earn less than $50,000 per year are far more likely to be cost -

burdened and unable to afford their housing costs than those earning more. Still, ¢ lose to half (45 %) of
those earning between $50,000 and $100,000 pay more than 30 % of their income on housing, while nearly
80% households earning less than $50,000 pay more than they can afford for housing. Young adults (under

age 35) have the highest rate of housing cost burden, while seniors are also disproportionately cost -
burdened .
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Table 1 5: Cost Burden by Income, Age Househ older

Household Income Cost - Total % Cost Cost - % Cost
Burdened Burdened Burdened Burdened
Households Households
Less than $50,000 426 78% Under 35 years 126 43%
$50,000 -$100,000 268 45% 35-64 years 493 22%
More than $100,000 192 8% 65+ years 267 32%
Total 886 Total 886

Source: ACS 2013 -2017

According to ACS 2017 estimate s, the median income for households in Southborough is $142,426 3. About
24% of residents earn below $ 75,000, while 46 % earn more than $1 50,000. Table 16 provides a
comparison of household income distribution and the supply of homes affordable at each income range,

based on ACS estimated value of single -family homes. Less than one -third of the Town shousing stock is
valued so that it would be affordable to  households earning  below $100,000. In many cases, such low er
value houses require substantial improvements to maintain safe, habitable condition, which exceeds what

low er income households can afford.

Table 1 6: Housing Demand and Supply by Income Threshol d
Income (ACS) Households % of all Affordable Purchase Housing by
Households Price* Value
<$75,000 820 24% up to $350,000 233 8%
$75,000 -$99,999 316 9% $350,000 - $449,999 614 21%
$100,000 -$149,999 701 21% $50 0,000 - $699,999 1,085 38%
>$150,000 1,555 46% $700,000+ 938 33%
Sources: ACS 2013 -2017, Southborough Assessor's Database 2019; Affordable price range calculated by COG.
* Assumes mortgage + property tax + insurance payment = 30% of monthly income with 20% down payment, 3.5%

interest rate, and estimated tax and insurance.

Property taxes also contribute to housing cost burden, particularly for seniors who often own homes without
amortgage. In 2019 , Southborough s property taxes averag ed $10, 274 for single -family homes , compared
to $5, 993 average state -wide (rank ing 26 out of 351 cities and towns ). While the town makes significant

efforts on an annual basis to keep costs low for homeowners , the average property tax bill for single -family
homeowners in Southborough has risen by 37 % since 20 10, with a property tax rate of $16.66 per $1,000,
compared to $14.06 per $1,000 in 2010. One way in which communities lower the tax burden for residents

is to apply a split tax rate , or a higher tax rate for commercial/industrial/ Personal (CIP) propert ies.

Marlborough and Framingham apply a split tax rate to maximize the valuation of the commercial base, while
Southborough and other similar communities

have uniform tax rates. Although Table 17. Commercial Tax Base Comparison

Southborough s commercial tax rate is

among the lowest tax rate on co mmercial Residential Commercial Commercia
property in the area, the lack of sewer
infrastructure and other critical municipal Marlborough 14.07 24.95 44%
services hinders Southborough s Framingham 15.38 33.61 39%
desirability for economic development Ashland 16.28 16.28 9%
purposes . A lack of prior public investment in Hopkinton 1717 1717 16%
infrastructure limits ~ Southborough s present and Westhorough 18.33 18.33 31%
future ability to significantly increase tax Northborough 17.15 1715 2504
revenues from commercial uses to offset the

Southborough 16.74 16.74 19%

burden on residential propert ies to fund Source: ACS 2013 -2017

municipal necessities.
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Table 18: Change in Median Housing Costs and Median Income Median household incomes for

2000 2017 . -
Change not kept pace with the rising

gedlan \éalljue' Single -family Owner - $318.600  $584.500 83% cost Of. housing. While home
ccupied Units values in Southborough have
Median Gross Rent $913 $1,113 22% risen by about 83 % since 2000,
Median Household Income Homeowners $110,675 $150,972 36% the median income of
Median Income Renter Households $43,348 $37,250 -14% homeowners has increased
Source: Census 2000, ACS 2013 -2017 only 36% over the same period

of time . While this is potentially
beneficial for long -term owners realizing significant increases in the value of their homes, the stagnation in
wages and inflation in value makes housing less attainable for first -time homebuyers and downsizers who
already own. Meanwhile the median income of renters actually declinedby 14 9%, while medianrentincreased
by 22 %, bringing rents even further out of reach than they already were . The increase in median household
income particularly for  homeowners - may be a reflectio n of the income require  d to be able to obtain
housing in  Southborough , rather than actual growth in income . It should also be noted that g iven the high
proportion of income  -restricted units in Southborough s rental housing supply, the households who can
obtain rental housing are more likely to have low incomes . However, d espite the relative increase in housing
costs vis a vis household income , the proportion of cost  -burdened households has  declined, from 32 % of
households in 2000 to 28 % in 2017. The local decline in cost - burdened households is not reflective
of a declining regional need for more affordable housing; that need is growing. It simply
demonstrates the existence of barriers for low - and middle -inco me households to access housing
in Southborough.

Asshownin Figure 10 onthe following page, nearly half of jobs Table 1 9: Change in Cost Burden

in Southborough  are in industries in which the average wages _

are below the income required to be able to afford housing in

. . Pay More than 30% 32% 26%
town . At the lowest end of the wage scale including S — . .
. Pay 30 -49% 20% 16%
restaurants, hotels, and other servi ces workers may earn less
. . . . Pay 50% or more 12% 10%
than half the income required to rent , while those employed in
. Sources: Census 2000, ACS 2013 -2017
education, the Town s largest employment sector, earn well
below the threshold needed to access market rate housing. Jobs
that pay enough to comfortably support the cost of housing comprise approximately 40% of employment
opportunities in Southborough . I norder to support economic growth and reduce relia nceon regional
commuting, more affordable  housing is needed for people who work locally.
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Figure 10: Housing Affordability and Wage/Income Comparison

$160,000
16% of jobs
$140,000
op i
$120,000 . 14% of jobs
Income needed to purchase entry level house in Southborough
$100,000 Income needed to rent market rate apartment in Southborough
24% of households
$80,000
15% of jobs
$60,000
5% of jobs 25% of jobs
$40,000
4% of jobs
$20,000
$0
Food Service, Administrative Educational Construction, Median Income,  Management and Professional, Financial
Hotel, and Other Services Retail, Health Age 65+ Utilities Technical, and Activities and
Entertainment Services Care Information Manufacturing
Average Wages for jobs in Southborough establishments : MA Executive Office of Labor and Workforce Development (EOLWD) ES202 Data 2018
Median income for Southborough Households ages 65+: ACS 2013 -2017
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Housing Development Framework & Challenges

In its MetroFuture regional plan for
greater  Boston, Southborough is T0t3| Land Use SOUtthl’OUgh
categorized by the Metropolitan Area
Planning Council (MAPC) as a Maturing

Suburb . This type of community

generally has a  development pattern  of = Residential
moderate density residential OGN
development  with diminishing supply of ® Commercial/industria
vacant developable land . As previousl y ® Mixed Use

noted , the town experienced a rapid Tax Exempt

period of growth during the 1990 s, which
has dramatically slowed in the past
decade. Compared with similar suburban
communities, Southborough has a
relatively large commercial base, likely

related to its location alon g major

regional highway corridors. Ofthetotal 1 0,000 acresthatc ompri sethe Town of Southborough ,about 4,000
acres has been developed. Residential uses comprise 44 percent of the town s land area (excluding water),

while commercial, industrial, and mixed uses comprise an additional 10 percent. Close to 5,0 00 acres are
either water or publicly -owned. The balance, approximately 1 ,000 acres, has varying degrees of

development potential with few remaining easy sites

B Chapter 61 Land

m Other

Physical Con ditions

Originally settled as an agricultural community, Southborough s rivers contributed to the establishment of

villages surrounding hydro  -powered manufacturing establishments in Southville, Cordaville, and Fayville.
Although substantially built out, t he town retains some of its agriculture and scenic open space character
through the extensive preservation of open space by public and nonprofit entities, including the Town,
Commonwealth (Department of Conservation Resources), and land trusts such as the Southborough Open

Land Foundation and Sudbury Valley Trustees.

Natural Resources

Southborough is situated within the Concord River
watershed, also known as the SuAsCo watershed
(traversed by the Sudbury, Assabet, and Concord
Rivers). The Sudbury River flows eastward along the
southern boundary of Southborough, then turns
northward to join the Assabet and Concord Rivers in
Concord, for ming a tributary to the Merrimack Rive r.
Downstream from Southborough, a segment of the river
extending from Framingham to Billerica has been
designated by the National Park Service as Wild and
Scenic, in recognition of their outstanding ecological,

histor ical, scenic, and recreational values . The
Wachusett River flows eastward across the middle of the

town into the Sudbury Reservoir.

e - vt . : Covering much of the northeastern quadrant of the town
Deerfoot Road Aqueduct. and extending into Marlborough, the Sudbury Reservoir

is by far the m ost significant natural resource feature in Southborough. The reservoir was excavated in the

late 19 ™ century to provide water for the City of Boston, and now serves as an emergency backup supply
for the Massachusetts Water Resource Authority (MWRA) . For this reason, a substantial amount of open
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space has been set aside for water resource protection purposes, allowing only passive recreational activities
such as hiking, bird watching, and fishing. Nearly 25 % of Southborough is reservoir and the
surrounding land owned by the Commonwealth for water protection purposes

Southborough contains approximately 850  acres of wetlands. Wetlands are important because they provide
floodwater retention, groundwater recharge , and wildlife ha bitat. While Massachusetts adopted the Wetlands
Protection Act in 1970 (as amended periodically), local municipalities may elect to adopt more restrictive

measures. Southborough chosetodosoin 2002 in order to further protect these important resources. These
regulations included a local 20 foot no -touch zone in which no activity can occur at all near a wetland
resource, and a 100 -foot buffer zone, where work may be approved it certain conditi ons are met to protect
the resource areas. Limited uses on wetlands are regulated under Section 170 of the Town of Southborough

Wetlands By -laws and implementing regulations.

In addition to wetlands regulations, Federal law requires communities to manage stormwater runoff because
it carries considerable quantities of nutrients and pollutants from farm fields, lawns, roads, and other sources

into waterways. Regardless of size, all municipalities must require applicants for construction sites greater

than o ne acre to file a Stormwater Pollution Prevention Plan that meets local approval. Southborough
approved a Lower Impact Development Bylaw in September 2006 which requires developers to consider
stormwater best management principles. These principles encoura ge the reduction of impermeable surfaces,
mimicking the natural system as closely as possible, and relying less on engineered structures to achieve
stormwater and erosion control. Examples include the use of native vegetation in buffer strips, open

channel s and rain gardens to trap and filter pollutants in stormwater runoff. This also helps to reduce
stormwater runoff volume through discharge into the groundwater.

Southborough  sZoning Bylaw includes a Critical Resource District but it is not displayed on the Town s
official Zoning Map so its location may be difficult to discern. However, d evelopment proposals within the
Critical Resource District are required to consider flexible development provisions to protect scenic views,

habitats, fragile natural env ironments, or other critical environmental resources . The district allows for
transfer of development rights by applying land area within the district toward the application of density

bonuses to development located outside of the district.

Infrastructure

Roads

Southborough s location with respect to regional transportation networks has contributed to its economic

and residential success. Much of the Town scommercial and industrial development is located along Route

9, which bisects the town , running east/west. Interstate  Route 495 (north/south) and | -90 (east/west) also
cross through the town, while State Route 85 runs north/south through the center of town, intersecting with
east/west Route 30 at the Downtown. Although there are no intercha nges within Southborough, Route 9
intersects with Route 495 just over the border to the west in Westborough, and with | -90 just over the
border to the east in Framingham. 1-90 and 495 intersect a short distance away in Hopkinton.

Town of Southborough Housing Production Plan 2020 -2025 25



Traditional Grid Design Curvilinear Loop Designs & Conventional
Pre-1930's Beginning of Cul-de-5acs Cul-de-5acs
(1930-1950]) Post-1950

s Collector Road

Southborough  contains 86 miles of roadways 7, including the a fore mentioned regional and interstate

highways, as well as local roads. Old town roadways are often narrow , winding , and lined with shade trees
and stone walls, contributing to the Town s histori ¢ character and rural character . These roads are also
typically connecting routes, providing for critical circulation routes through the community to disperse traffic
volumes . By contrast, newer subdivision roads are typically dead -end spurs or ¢ ul-de-sacs,
con centrating  increased traffic volume on limited existing through - streets

Traffic congestion due to regional commuting patterns combined with local circulation creates an indirect
barrier to housing development , as it is an issue frequently cited by residents when oppos ing new
development. According to the 2008 Southborough Master Plan, the heavy traffic volumes are experienced

along major roadways, particularly during commuter, school, and shopping peak periods. Specifically, Route

9 is congested almost entirely along its corridor through Southborough during both the weekday morning
and evening peak commute hours. Additional areas of congestion include side streets feeding into and away
from Route 9, aswellas R oute 85 near the Downtown and Route 30 from Parkerville Road to Willow Street.

Public Transportation

For a moderate low -density suburban community,
USRIl g Southborough s fairly well -served by public

= transportation. The MBTA Commuter Rail
Framingham/Worcester Line runs parallel to the
Sudbury River along the southern edge of town, with a
station located at the h istoric village center of
Cordaville. The MBTA maintains a parking lot at
Southborough station with 372 parking spaces which
typically fill early during the morning commute.
Although there is ample private parking available
adjacent to the commuter rail station, and in spite of
the fact that the commuter rail is a regional ly funded
asset, local zoning does not allow for it s use, and
; attempts to obtain relief from the Zoning Bylaws to
Southborough MBTA Commuter Rail Station provide paid parking to commuters have thus far been
unsuccessful . This creates a barrier to those who need
housing in an area with transit access.

8

The MetroWest Regional Transit Authority (MWRTA) operates bus service to Southborough via Route 7,
which runs along Route 9/Breakneck Hill Road/Route 30/Route 85 between Marlborough and Framingham

Tj ~424~{ 1 3+£222=af0@~° 2 «CEMNU=] Ozt~ ~ £3@%- £ 22242 JGOm- GECOWI B+ °f2= 2 - ° . =y £~ °

8 MBTA.com
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and includes stops at the Southborough Library, Downtown Southborough (Mauro s Market) and Route 30
at Colonial Garden s Bus Shelter. Route 7 runs every 1 -2hoursb etween 6:30 AM and 8:45 PM on weekdays,
and 8:30 AM to 5:30 PM on Saturdays. MWRTA also offers on -call service for seniors and people with
disabilities through Dial - A-Ride.

Recognizing that communities in the greater Boston region are simultaneously experi encing housing and
traffic crises, state and federal investment in commuter rail transit infrastructure is needed to provide a

viable alternative to automobiles for commuting to Boston from suburban locales . For these investments to
be sustainable, a suffi cient nu mber of passengers need to be able to access the commuter rail via driving
or walking to the stations. While parking capacity enables the train to serve a broader area, housing located

within  mile of a transit station contributes ridership withou t generating additional traffic associated with

the station . The Massachusetts Housing Partnership has developed a tool to evaluate residential densities
surrounding every transit station within the MBTA service area. Research on minimum densities to suppo rt
cost - effective rail service suggest s a minimum threshold of 10 residential units per acre for the half -mile
area surrounding stations. Outside of the urban core, few stations meet this target, averaging just 2.8
homes per acre for all commuter rail station areas. The Southborough station area falls well below average,

with just 1.1 units per acre surrounding the station , in part due to the presence of the Sudbury River

Station:

Southborough A

Line/Route:
Worcester Line

Communities in area:
Southborough;
Ashland;
Hopkinton

Total units:

374

Average density:
1.1 units per acre

Residential Density
(units per acre)

[__10 or non-residential
[ ]i-5

L_l6-10

B ii-25
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= RED MHP
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Water

Southborough purchases water from the Massachusetts Water Resources Auth ority (MWRA). About 93 % of
the Town s population is connected to the distribution system. Over the last three years, system -wide
consumption averaged approximately 1 million gallons per day (MGD) and increased to approximately 2.8

MGD in the summer.  Water is withdrawn from the MWRA s Metro We st Water Supply Tunnel at two locations

in Southborough: a pumping station located off Northborough Road and in the northeastern part of the
town adjacent to the Hultman Aqueduct Shaft No. 3. The Town owns and maintains a distribution system
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which include s three water storage tanks, two pump stations, and 86 miles of transmission and distribution
piping. °

A 2007 Water Distribution System S tudy prepared for the Public Works Department by H20 Engineering
Associates, identified  problems with Southborough s water distribution system including unaccounted -for
water use that exceeds the MA Department of Environmental Projection s guidelines, inadequate water

storage capacity, dead -end water mains, and undersized water mains in some parts of town. The Town
commi ssioned a Water System Storage Tank Evaluation in 2017, prompted by concern that the proposed

Park Central development could significantly increase system demand, including land areas that are too

high to be served by the existing system storage tanks.

Wastewater Treatment
Southborough provides no public wastewater treatment infrastructure. The town relies on private septic

systems for wastewater treatment and private wastewater treatment facilities at Wedgewood, Saint Mark s,
the Fay School , and Madiso n Place. All of Southborough s abutting municipalities (Ashland, Hopkinton,
Framingham, Marlborough, Northborough, Westborough, and Wayland) are partially or entirely served by
public sewer s. A few isolated sites in Southborough tie into neighboring commun ities sewer treatment

systems, including New England Center for Children (Framingham), EMC (Westborough), and the Harvard
Depository ( Marlborough) .°

Historically, Town Meeting considered but did not approve funding requests for feasibility studies to

determine the cost of developing a municipal sewer treatment plant or becoming a member of the MWRA

Sewer District in the late 1970 s and again in the 1980 s , when it was proposed significant amounts of
financial assistance from the state . According to opi  nion surveys in the 1980 s, residents preferred a lack of
sewerage as a way to limit development ; a decision with far  -reaching consequences as any attempts to
provide sewerage (to boost economic development opportunities, for example) at this point would ¢ ome at
a significant expense to local taxpayers.

Siting, construction, upgrade, and expansion of on - site sewage treatment and disposal systems must comply

with The State Environmental Code, Title 5 (310 CMR 15.000). The local Board of Health is the primar y
regulatory authority for septic system compliance with Title 5. The Massachusetts Department of
Environmental Protection is involved in certain approvals including many innovative/alternative technology

approvals, shared systems, large systems, and many variance requests.  The Southborough Board of Health
adopted local modifications to the Title 5 Code requirements in 2000, 2004, and 2014 that deal with septic

tank capacity, construction, outlet filters, percolation testing, trenches, and septic tank pumpi  ng.

Septic limitations constrain development opportunities throughout much of the town. Two -thirds of the town
is located within the Sudbury Reservoir watershed. Regulatory controls and natural conditions trigger more

expensive requirements for septic syst ems, resulting in higher construction and maintenance costs per
residential unit.

As described inthe 200 8 Southborough Master Plan , septic systems can pose a threat to groundwater quality
particularly older systems from before the 1960s, which were often buried too deeply and lie just inches

above the water table. Replacing older systems is very important to avoid groundwater conta mination. To

help address this issue, the Southborough Board of Health offered funding for a septic system repair loan

program. Predating the 200 8 Southborough Master Plan, t  he first two rounds financed the replacement of

thirty -eight failing systems. The terms of the loan allowed the Town to lend money to homeowners at below

market interest rates to reduce the financial strain on homeowners faced with expensive septic system

upgrades. The Town no longer offers this loan program.

Schools

Southborough is part of a regional school district with the Town of Northborough. The communities have
separate k -8 school districts and a shared high school (grades 9 -12) . Southborough s facilities include the
9 Southborough Water System Storage Tank Evaluation, 2017, P are Corporation.

10 Interview with Paul Pisinski, Town of Southborough Public Health Director, February 3, 2020
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Mary E. Finn School (PK -1), Albert S. Woodwar d Memorial School (Grades 2  -3), Margaret Neary School
(Grades 4 -5), and P. Brent Trottier Middle School (Grades 6 -8).

According to the Massachusetts Department of Elementary and Secondary Education (DESE) District Report
Card for 201 9, Southborough School District is meeting or exceeding the State s targets for education,
scoring 87 out of 100 points attributed to indicators including achievement, student progress or growth,

high school completion, progres s toward English proficiency for English learners, chronic absenteeism, and
advanced coursework completion.

Enrollment in Southborough s schools surged during the 1990 s and early 2000 s as the Town experienced

a boom in new single -family home construction. = The number of students enrolled in the Southborough
School District peaked in 2005 and has  been continuously declining ever since , now enrolling fewer students
than at the beginning of the millennium . Due to declining enroliment and cap ital improvements needed in
some of the elementary schools, there has been discussion of consolidating and  shuttering one of the
schools , which could potentially enable a rearrangement of space occupied by other municipal functions ,
and surplus of another Town building . The Town continues to evaluate the options for school improvements

or consolidation, aiming to establish a preferred scheme by early 2021 in order to submit a statement of
interest to the Massachusetts School Building Authority ( MSBA). Once in the queue for MSBA support (as
early as 2021 or 2022), the timeline for funding would be 3 -5 years.

Table 20: Historic School Enroliment

2005 2020 Change in
Enrollment Enrollment Enrollment % Change
Mary E. Finn School 381 339 -42 -11%
Albert S. Woodward Memorial School 374 258 -116 -31%
Margaret A. Neary School 360 268 -92 -26%
P. Brent Trottier Middle School 516 415 -101 -20%
Total K -8 1631 1280 -351 -22%
Algonquin Regional High Southborough students 602 513 -89 -15%

Source: MA DESE

Regulat ory Context

Zoning Bylaw s regulate the type and location of development within a community. In terms of residential

development and redevelopment, zoning can be a constraint if the bylaws significantly limit the development

of types of housing that would meet community needs. The se limitations can occur in many forms ranging

from direct prohibitions on non -single -family residential uses to indirect preclusions through outsized
minimum lot size and frontage requirements and excessive parking requirements. In Southborough , as-of-
rig ht residential development is highly constrained by an outdated Zoning Bylaw that precludes housing and
economic development opportunities , particularly those that are scaled to smaller lot sizes and smaller
projects . Since a comprehensive zoning rewrite effort was abandoned in 201 3, a piecemeal approach has
been taken subsequently to address zoning issue s.

Residential Zoning

The Town of Southborough is divided into eleven zoning districts (eight of which are currently shown on the
zoning map) with residential densities ranging from 10,000 to 43,560 square feet. Residential uses are
allowed in most districts either by rightor by Special Permit with the exception of the Conservation C distr ict,
where residential uses are not allowed . The Zoning Bylaw defines multi -family as any residential use with
two or more dwelling units . Due to this low threshold, the opportunities for small -scale multifamily
development are substantially limited. Multi -family housing is allowed in any residential district as part of a

Major Residential Development (a development consisting of eight units or more), while in the Industrial
Park (IP) and Highway Business ( BH) zones, multi -family is not allowed within a Maj or Residential
Development. Multi  -family uses are generally not allowed outside of a major residential development, except
for conversions of existing single  -family homes to two  -family homes and accessory apartments , Which are
allowed by Special Permit from the Zoning Board of Appeals (ZBA)
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The light -yellow areas on the map indicated the Res - A Zoning District, while the darker yellow indicates the slightly denser Res -B Zoning District.
The lands ¢ olored in light, medium, and dark pink and orange are zoned for commercial purposes, while lands shaded green are conservatio
lands.
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